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YORKSHIRE DALES NATIONAL PARK AUTHORITY 

Committee: Planning Parish: Stirton with Thorlby 

Date: 7 September 2021 Officer: Andrew Morrison 

Applicant: Mr C Foster Application 
No: 

C/65/60H 

Site 
Address: 

Skyrakes Farm, Grassington Road, Stirton, SKIPTON, North Yorkshire, BD23 
3LB 

Proposal: Full planning permission for alterations and change of use of agricultural 
building to storage/workshop 
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REASON FOR COMMITTEE CONSIDERATION 

1. This application is reported to Committee as the Parish Council recommendation is contrary 

to the decision that the Head of Development Management proposes to take. 

APPLICATION SITE 

2. Skyrakes Farm is located to the west of the B6265 Grassington Road, approached by a long 

access track which rises up as it approaches the large farmstead. The complex comprises 

the farmhouse and traditional barns, together with a range of more modern agricultural 

buildings to the north and south. In recent years permission has been granted for mixed 

commercial use of a former agricultural building to the south, together with residential 

conversion for the barns (see below). The applicant’s wider ownership takes in 

approximately 25 acres of surrounding farmland.  

 

3. The building subject of this application is located to the north of the farmstead and is 

currently used for a limited amount of agricultural storage. This together with the adjoining 

lower buildings to the north and west were originally built as cattle housing. It is a portal 

frame building comprising timber boarding above concrete block lower walls, with a raised 

central section and a grey fibre cement roof. There is an access track adjoining the east side 

of the building, linking the north end of the complex to the hard surfaced yard in front of the 

building. Additional agricultural buildings and enclosures are situated to the east, west and 

south, whilst to the north a wooden fence forms the farm boundary to a large field beyond. 

 

4. The farmstead is visible at a distance from sections of Bog Lane, Grassington Road and 

from elevated rights of way, the nearest of which is approximately 300 metres to the west, 

providing a well-used route between Bog Lane and Sharp Haw.  

PROPOSAL 

5. Full planning permission for alterations and change of use of agricultural building to 

storage/workshop. The application seeks to alter and re-use the larger building as a single 

192 square metre commercial unit, whilst demolishing the dilapidated lower adjoining block 

and sheeted buildings to the north and west, thereby creating a physical separation of this 

use from the otherwise surrounding retained agricultural development.  

 

6. The proposal has been amended from the original submission such to reduce the height of 

the existing building to a simple double pitched form (removal of the raised central section). 

In addition, a detailed plan has been submitted to clarify hard and soft landscaping. 

Openings in the southern gable would be blocked up to match existing walls, a roller door 

installed to the north elevation and two small windows to the east elevation. A parking and 

turning area would be formed on the concreted footprint of the demolished building, 

accessed by a reinforced stone track to the east. To the north of this is existing grass and a 

proposed line of tree planting to add screening to the northern boundary. A stone wall would 

be built along the western edge of the parking area.  
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RELEVANT PLANNING HISTORY 

7. There is no record of any previous applications concerning the building subject of this 

application which is proposed to be retained for the new use. The following applications of 

relevance have however been made across the wider farm complex: 

 

YD/5/65/71 full planning permission for erection of a covered midden. Approved – 

Conditional 16/01/1985 

 

YD/5/65/77 full planning permission for erection of agricultural buildings for cattle housing. 

Approved – Conditional 24/02/1986 

 

C/65/77A/GPDO permitted development notification for erection of agricultural building and 

and construction of extension to agricultural building. Prior approval not required 03/11/2018 

C/65/60A full planning permission for erection of agricultural building. Approved - 

Conditional 13/09/2001   

C/65/60D full planning permission for change of use of agricultural building to caravan 

storage building and 3no. general storage/warehouse/secure lock-up units and landscaping. 

Approved - Conditional 22/01/2018   

C/65/60F full planning permission for conversion of 2 No. traditional barns to form 2 No. 

dwellings and installation of package treatment plants. Approved – Conditional and subject 

to Section 106 agreement 09/10/2020   

CONSULTATIONS 

8. The comments of statutory and non-statutory consultees are summarized below: 

Craven DC Environmental Health: Comments regarding need for risk assessing and 

sampling of water supply to be provided to the building.  

North Yorkshire Police: The site is within a low crime and disorder area. Consideration 

should nevertheless be given to the installation of secure roller shutter doors, intruder alarm 

and CCTV. 

NYCC Highways: No objection. 

Upper and Middle Stirton Water Association: None received. 

Stirton Water Trust: None received.  

Stirton-with-Thorlby Parish Council: Unable to support the application at the present time 

and have the following comments to make: 

1) History of inappropriate use of agricultural sites for outside storage in several locations 

within the Parish including at Skyrakes and wish to prevent any further instances.  

2) Outside storage of caravans in breach of permission C/65/60D, therefore doubt over 

whether such a restriction would be complied with.  
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3) This proposal would be for a separate business to the caravan storage, therefore will not 

resolve outdoor storage issue.  

4) Skyrakes is not completely “set away from public view” as suggested by the applicant. It 

can be seen from parts of Bog Lane, Grassington Road and some of the surrounding hills.   

5) Proposal could lead to need to find alternative storage for agricultural materials / 

equipment currently in the building. 

6) Concern over additional and type of traffic generated by the proposal. 

PUBLIC RESPONSES 

9. The application was advertised by site notice on 29 January 2021. No representations have 

been received.  

ASSESSMENT 

Key Issues: 

• Principle of development 

• Visual impact 

• Impact on residential amenity 

• Highway considerations 

• Biodiversity 

Principle of development 

10. Policy BE3 of the Yorkshore Dales Local Plan (2015-2030) concerns proposals for the re-

use of modern buildings for business and employement purposes. This policy states that 

such proposals will be permitted provided they satisfy five criteria. These criteria are each 

considered in the applicable sections of the report below. 

 

11. The supporting text to the policy identifies that depending on the location and nature of the 

building, there may be economic benefits to converting it to a new use. Particularily 

prominent and isolated modern buildings are unlikely to be viewed favourably for change of 

use due to their adverse landscape impact. 

 

12. In this case, the building is part of a sizeable farmstead complex and the site is located at 

the southern extremity of the National Park, in proximity to Skipton and its surrounding 

villages. As such it is easily accessible by a significant population. There is also an 

established commercial use already operating from the farm.  

 

13. National Planning Policy Framework (July 2021) paragraph 84 provides that planning 

policies and decisions should enable the sustainable growth and expansion of all types of 

business in rural areas, both through conversion of existing buildings and well-designed new 

buildings, toegther with the development and diversification of agricultural and other land-

based rural businesses. In addition, in recent years the government has introduced 

permitted development rights to allow for the change of use of agricultural buildings to 

flexible commerical use, subject to a prior approval procedure.  
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14. Criterion a) of BE3 states that the building must no longer be needed for its current use and 

will not displace the use elsewhere or conflict with an adjoining use. The applicant’s 

Supporting Statement explains that the operations and capacity of the farm have been 

reduced following the decision to pursue change of use and conversion of those buildings to 

the south. The farm extends to only approximately 10 hectares with limited stock numbers, 

and therefore given that there will still remain 3 agricultural buildings of a sizeable footprint, 

it considered that these existing buildings could accommodate the limited storage currently 

in the buildings concerned without leading to displacement. The applicant has been made 

aware that the Authority is unlikely to accept the loss of the agricultural use hereby proposed 

as a valid argument for any future proposal for new agricultural development elsewhere on 

the farm.  

 

15. In terms of the relationship of the proposed use and surrounding agricultural use, the 

applicant has agreed that the proposed use would be restricted to inside the building only 

and would comprise a storage / workshop use that would fall within Use Class B8 (storage 

or distribution) or E(g) (a business use which can be carried out in a residential area without 

detriment to its amenity). Permission C/65/60D included a condition such to restrict the use 

of the building to the southern end of the farmstead to caravan storage and a commerical 

use of the same above types.  

 

16. The proposed physical works to the building and associated parking area would not 

compromise the surrounding agricultural development and there is no reason to expect that 

a conflict would arise between the proposed use and the surrounding continued low intensity 

agricultural use. The Statement explains that the proposal would be managed by the 

applicant residing on site alongside the existing storage / workshop units. There would be a 

good separation distance between the northern elevation of the building and the residential 

uses to the south, however it in any the use can be controlled by condition to one 

appropriate to a residential area and to prohibit potentially noisy outdoor activity.  

Visual impact 

17. Policy SP2 of the Local Plan requires development proposals to fulfil National Park 

purposes, the first of which is the conservation and enhancement of natural beaity, wildlife 

and cultural heritage.  

 

18. Policy SP4 relates to development quality and provides a set of criteria covering a range of 

issues for proposals to be assessed against. This includes part a) that the design of new 

development should be informed by and respond positively to the site, its surrounding 

context and landscape setting so that the height, proportions, massing form, materials and 

appearance are sympathetic and complementary.  

 

19. Criterion b) of policy BE3 sets out that the retention of the building must not perpetuate 

significant visual harm and that modifications to the appearance and curtilage have an 

acceptable visual and residential amenity impact. Criteria c) requires that all processes or 

storage is contained within the building or otherwise visually contained. Criteria d) concerns 

the avoidance of any associated visually intrusive parking, lighting or services, Finally, 

criteria e) requires compliance with policy SP4.  
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20. The raised central section of the existing building is visible from Grassington Road owing to 

its height. As amended, the proposal would both reduce the height of the building by 

approximately 1.5 metres and lead to a reduction in building footprint owing to the two 

adjoining demolitions. As a result, the volume of built development will be considerably 

reduced from the existing situation, reducing the visual impact of this northern part of the 

farmstead.  

 

21. The infill and alterations to the elevations, including proposed limited openings, are 

consistent with the building’s existing appearance and will simplify its form and reduce its 

massing. The proposed parking / turning area is limited to the existing building’s coverage 

and the proposed wall surrounding to the west together with the strip of proposed native tree 

planting to the north are appropriate measures to furthermore define and improve the 

appearance of the site and its landscape setting.  

 

22. Utility services already exist at the site. No external lighting is proposed; however, a suitably 

worded condition can ensure that any later installation requires prior approval of the 

Authority in the interests of the environment and protection of dark skies.  

 

23. Finally, the applicant has agreed to a condition precluding any outdoor manufacturing or 

storage, given that it would not be possible to fully visually contain this if outdoor. The Parish 

Council’s concerns regarding this are acknowledged, however these appear to relate to the 

unrelated caravan storage business at the southern end of the farmstead. It is considered 

unreasonable to withhold permission to the current proposal, which is to be assessed on its 

individual merits, on the basis of compliance issues with a different type of commercial use 

on the farm.  

 

24. The proposed use and retention of the building on this basis, within a complex of other 

buildings, would satisfy the above requirements in relation to design, visual impact and 

protection of the landscape.  

Impact on residential amenity 

25. Together with criteria a) and b) of policy BE3, part n) of policy SP4 requires development to 

respect the amenity of neighbours and provide for an adequate level of amenity for its future 

uses in relation to nearby uses. As discussed above, due to a combination of the separation 

of the proposal from the dwellings to the south and the ability to control the nature of 

commercial use, there is no reason to conclude that residential amenity would be harmed. In 

addition, the modest size of the building combined with its provision as a single unit is such 

that it is unlikely to generate levels of activity and vehicle movements which could adversely 

affect residential amenity.  

Highway considerations 

26. Parts g) and k) of policy SP4 stipulate that development should not prejudice highway 

safety, cause levels of traffic harmful to the environment or capacity of the local road 

network and benefit from appropriate access and parking provision.  

 

27. The Local Highway Authority has been consulted on the proposal and raise no objection.  
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28. The Parish Council’s concerns about vehicle movements are noted. The development would 

be carried out without a specific user/occupier in mind, and therefore it is not possible to 

accurately predict the frequency and type of vehicle movements which would arise from the 

use. However, given the limited size of the building and its associated parking hardstanding, 

its provision as a single unit and the exclusion of outdoor manufacturing / storage, it is not 

anticipated that the proposal would lead to levels of movements which would constitute a 

conflict with the above policies. The amount of traffic generated should in any event be 

considered with reference to the potential increase in traffic which could be generated 

without planning permission, were the existing agricultural buildings put to a more intensive 

and productive agricultural use.  

 

29. In conclusion, there are no reasonable grounds to refuse the application based on highway 

considerations.  

Biodiversity 

30. Local Plan policy W2 requires new development that would have an impact on biodiversity 

to make a proportionate on-site contribution to wildlife enhancement. The proposed 

landscaping scheme will create new habitat and is deemed to be an appropriately 

proportionate enhancement measure for this proposal.  

Parish Council Comments 

31. The issues raised by the Parish Council in so far as are material considerations have been 

addressed in this report. It is considered that there are no sustainable reasons for refusal of 

planning permission on the grounds raised by the Parish Council. 

CONCLUSION 

32. The proposal would make productive use of a sustainably located agricultural building and 

not lead to the displacement of the use or demand for a replacement building, thereby 

contributing to the local economy. The visual and landscape impact of the building would be 

reduced as a result of the associated alterations, such that that the continued retention of 

the reduced building mass would not be harmful. The application accords with policies BE3, 

SP2, SP4 and W2 of the Yorkshire Dales Local Plan (2015-2030), together with relevant 

guidance in the National Planning Policy Framework. 

RECOMMENDATION 

33. It is recommended that permission is GRANTED subject to the appropriate conditions 

including those listed below: 

 

- Standard time limit 

- Accordance with approved plans 

- Materials to match existing 

- Use restricted to storage / workshop within Use Classes B8 and E(g) only 

- Implementation and maintenance of approved landscaping 

- No first use until stone wall adjoining west side of parking area has been fully 

constructed 

- No extension of alteration (notwithstanding Part 7 permitted development rights) 
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- No external storage / manufacturing  

- Prior to first use the block walls to be rendered/finish to be agreed – details to be 

submitted and approved in writing 

- No external lighting unless details submitted and approved in writing  

 

 

 

 




